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Planning Commission 
Staff Report 

 

TO: PLANNING COMMISSION / DESIGN REVIEW BOARD 

 

FROM: SYDNEY BETHEL, PLANNER II 

 (480) 503-6721, SYDNEY.BETHEL@GILBERTAZ.GOV 

 

THROUGH: AMY TEMES, INTERIM PRINCIPAL PLANNER 

 (480) 503-6729, AMY.TEMES@GILBERTAZ.GOV 

 

MEETING DATE: FEBRUARY 6, 2019 

 

SUBJECT: DR18-192, VAL VISTA & QUEEN CREEK, LOT 3 

STRATEGIC INITIATIVE:  Economic Development 

Attract and retain businesses that serve the local community. 

REQUEST 

Approve the Finding of Fact and approve DR18-192, Val Vista & Queen Creek, Lot 3: Site plan, 

landscaping, grading and drainage, elevations, floor plans, lighting, and colors and materials for 

approximately 2.12 acres, generally located at the southeast corner of Val Vista Drive and Queen 

Creek Road, and zoned Shopping Center (SC) with a Planned Area Development (PAD) overlay. 

 

APPLICANT/OWNER 
Company: Diversified Partners  Company: Diversified Partners 

Name: Alexandra Schuchter Name: Walt Brown Jr. 

Address: 7500 E. McDonald Dr., Ste. 100A Address: 7500 E. McDonald Dr. 

 Scottsdale, AZ 85250  Ste. 100A Scottsdale, AZ 85250 

Phone: (480) 205-9625 Phone: (480) 383-8190 

Email: alexandra@dpcre.com  Email: walt@dpcre.com  
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BACKGROUND/DISCUSSION 

History 

Date Description 

June 24, 2002 Town Council approved Z00-28, San Tan Estates PAD, Ordinance 

No.1403. 

February 15, 2005 Town Council approved Z04-19, a modification to San Tan Estates 

PAD, Ordinance No. 1629. 

March 24, 2011 Town Council approved Z11-01, a modification to San Tan Estates 

in Ordinance No. 2321.  

June 3, 2015 Planning Commission recommended approval of Z15-08 and 

approved UP15-07 subject to conditions. 

June 25, 2015 Town Council approved Z15-08 DeRito Spectrum Planned Area 

Development Ordinance No. 2542. 

March 24, 2016 Town Council approved rezoning for Z15-24 Spectrum Care 

Ordinance No. 2575. 

May 12, 2016 Design Review Board approved the Design Review for DR16-03 

Spectrum Care (The Enclave at Gilbert Senior Living).  

September 22, 2016 Staff administratively approved the Design Review for DR16-21 

CST Store/Valero.  

December 5, 2018 The Planning Commission reviewed DR18-192 Val Vista and 

Queen Creek, Lot 3 as a Study Session item.  

 

Overview 

The proposed project includes two (2) buildings, Shops A and Pad A, both situated along Val Vista 

Road. Shops A is an 8,286 sf proposed multi-tenant retail and restaurant uses with a drive-through 

located on the west side of the building along Val Vista Drive. The second building proposed, Pad 

A, is a 1,566 sf restaurant use with a drive-through located to the north of the building along the 

internal private drive. The subject site is approximately 2.12 acres, generally located at the 

southeast corner of Val Vista Drive and Queen Creek Road, and zoned Shopping Center (SC) with 

a Planned Area Development (PAD) overlay. 

 

The subject site is part of an existing overall site plan, which currently has two (2) developments 

approved within the mixed use commercial center. The Enclave at Gilbert Senior Living, which 

was approved under UP15-07 and DR16-03, is the anchor and is located just east of the subject 

site. The CST Store/Valero, which was approved under DR16-21, is located just north of the 

subject site. Two (2) additional projects have also recently been submitted in the same vicinity: 

Val Vista and Queen Creek Retail (DR18-186) and Super Star Car Wash (DR18-193). 

 

Surrounding Land Use & Zoning Designations: 

 Existing Land Use 

Classification 

Existing Zoning Existing Use 

North Shopping Center (SC) Shopping Center (SC) PAD Vacant  

South Shopping Center (SC) Shopping Center (SC) PAD  The Enclave at Gilbert 

Senior Living 

East   Shopping Center (SC) Shopping Center (SC) PAD The Enclave at Gilbert 

Senior Living 



3 

West Shopping Center (SC) &  

Residential > 2-3.5 

DU/Acre  

Shopping Center (SC) PAD & 

Single Family-7 (SF-7) PAD 

Val Vista Dr. then Vista 

del Oro Centre 

(Commercial Center) & 

Vista del Oro South 

(Single Family Homes)   

Site Shopping Center (SC) Shopping Center (SC) PAD Vacant  

 

Project Data Table  

Site Development 

Regulations 

Required per LDC and 

Ordinance No. 2575  

Proposed (Lot 3) 

Minimum Lot Area  

(sq. ft. per DU) 

N/A 2.12 Acres (net) 

2.70 Acres (gross)  

Maximum Building Area  210,000 sf  8,286 sf (Shops A) 

1,566 sf (PAD A)  

Maximum Height (ft.)/Stories 35’/3  25’ (Shops A)/ 1 Story  

26’-4” (Pad A)/ 1 Story 

Minimum Building Setback 

(ft.) 

  

 Front  to Queen Creek – 25’ 25’ applicable to Lots 5 and 6 

(internal setback Lot 3)    

 Side (Street) to Key Biscayne and Val Vista 

– 20’ 

20’ applicable to all Lots  

 Rear (Residential) to Chestnut (Val Vista to  

Vintage at Legend Ridge 

entrance) – 75’ 

75’ applicable to Lots 1 and 2 

(internal setback Lot 3) 

Separation Between Buildings 

(ft.) 

1-story 15’ 

2-story 20’ 

3 -story 20’ 

1-story 15’ 

2-story 20’ 

3 -story 20’ 

Minimum Required Perimeter 

Landscape Area (ft.) 

  

 Front  25’ 25’ applicable to Lots 5 and 6  

(internal setback Lot 3)  

 Side (Street) 20’ 20’ applicable to all Lots  

 Rear (Residential) 35’ 35’  Applicable to Lots 1 and 2 

(internal setback Lot 3) 

Landscape Percentage (% of 

net lot area) 

15% 20.9% 

Off-Street Parking and Loading 40 Spaces 87 Spaces 
*Master Site Plan per Ordinance No. 2575/Projects not subjected to internal setbacks, only perimeter setbacks 

 

DISCUSSION 

 

Site 

The two (2) proposed buildings are situated along Val Vista Road with the parking located internal 

to the site facing the private drives. Primary access is provided off Val Vista Drive through the 

two (2) private drives to the north and south. The buildings both contain a drive-through; the drive-
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through attached to Shops A wraps around the backside of the building facing Val Vista Road and 

the drive-through for Pad A primarily abuts the private drive located north of the subject site. Pad 

A also contains a small outdoor patio positioned at the front of the building. Ample pedestrian 

connections have been provided within the site and to the greater overall site area. Pedestrian 

connections proposed are consistent with the previously approved overall site plan.  

 

Landscape 

The right-of-way streetscape was installed with Phase I.  The subject site blends with the existing 

streetscape and exceeds the landscape percentage requirements. A combination of Willow Acacia, 

Mexican Bird of Paradise, Chitalpa, and Heritage Live Oak is utilized for the tree palette. A variety 

of accent and ground cover plants are proposed, some of which include Baja Ruellia, Red Yucca, 

Purple Lantana, Cimarron Sage and Torch Glow Bougainvillea. A combination of Heritage Live 

Oak and Mexican Bird of Paradise has been applied on the eastern border of the site providing 

additional screening to the residents in the adjacent existing congregate care facility.  Foundation 

landscaping was also added to both buildings  

 

Grading and Drainage 

The proposed grading and drainage plan generally meets the requirements of the Town of Gilbert’s 

Engineering Division. On-site retention will be provided in the form of underground retention 

basins.  

 

Elevations, Colors, and Materials 

The colors and materials for both Shops A and Pad A are consistent with the approved palette for 

the overall site. Shops A, has a more diverse color palette proposed with painted stucco as the 

primary material and stone veneer and metal in medium bronze as accent materials. The proposed 

color palette is generally earth toned with shades of browns, grays and tans with Pennywise utilized 

as a pop of copper color.   

 

Pad A includes a more simplistic palette with the base of the building being stone veneer and 

accents consisting of painted stucco in Cargo Pants, a light neutral color, and metal in a medium 

bronze. Per study session comments from the Commission, warmer copper colored accents were 

incorporated onto the building through the addition of Pennywise.  

 

Lighting 

There are four (4) lighting types proposed: parking lot, wall mounted, decorative wall sconce and 

wall mounted bullet flood lights. The on-site lighting is also responsible for lighting half of the 

adjacent private internal streets within the greater site area. All site lighting will be required to 

comply with Town codes. 

 

The wall mounted bullet flood light fixtures are proposed above the 14’ maximum height 

requirement to illuminate and accentuate proposed signage on Pad A. Wall-, soffit- mount, and 

similar exterior building light fixtures in excess of 14’ above grade may be approved by the Design 

Review Board per LDC Section 4.103.A.5.  The required additional findings have been 

incorporated into the attached Findings of Fact.  
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Signage 

Signage is not included in this approval and is shown for reference only. All signage must comply 

with DR17-1012 the Comprehensive Sign Plan for the Enclave at Gilbert. Administrative Design 

Review approval is required prior to permitting. 

 

PLANNING COMMISSION STUDY SESSION, DECEMBER 5, 2018 

The following comments were brought forth by the Planning Commission members: 

 

 Commission members stated that they would like to see landscape material added between 

the drive-through areas and the internal streets, specifically in the areas adjacent to 

residents.  

o Additional landscaping was added to the northern and southern portions of the site 

specifically between the drive-throughs and internal streets. Foundation 

landscaping was also added along both buildings.  

 Commission members discussed the proposed drive-through configuration and how the 

current layout could cause difficulties for future delivery trucks. Also, they suggested that 

the drive-through turns be increased to 14’ – 20’ in width to accommodate for larger 

vehicles.  

o The applicant respectfully decided to maintain the exiting drive-through 

configuration and did not increase the drive-through turns.  

 Commission members stated that they were in favor of the proposed accent lighting feature 

on Pad A and indicated that it was a nice feature.  

o The accent lighting features on Pad A have been maintained with a total of twelve 

(12) wall mounted bullet flood lights included on the building.  

 Commission members stated that they would like to see an incorporation of warmer 

features integrated into Pad A.  

o Pennywise, a copper color, was added as an accent color on Pad A.  

 Commission members stated that they were concerned about the refuse area, specifically 

the small size of the area, which may prohibit future tenants from upgrading to a larger 

dumpster if needed for their specific use.   

o The applicant respectfully decided to maintain the existing refuse area.  

 

PUBLIC NOTIFICATION AND INPUT 

An official notice was posted in all the required public places within the Town and neighborhood 

notice was provided per the requirements of the Land Development Code (LDC) Article 5.205.  

 

Staff has received no comment from the public at this point in time. 

 

STAFF RECOMMENDTATION  

Approve the Finding of Fact and approve DR18-192, Val Vista & Queen Creek, Lot 3: Site plan, 

landscaping, grading and drainage, elevations, floor plans, lighting, and colors and materials for 

approximately 2.12 acres, generally located at the southeast corner of Val Vista Drive and Queen 

Creek Road, and zoned Shopping Center (SC) with a Planned Area Development (PAD) overlay, 

subject to conditions: 
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1. Construction of the project shall conform to the exhibits approved by the Planning 

Commission/Design Review Board at the February 6, 2019 public hearing.  

 

2. Administrative Design Review approval is required for all signage prior to submitting for 

sign permits. 

 

 

Respectfully submitted, 

 
Sydney Bethel  

Planner II  

 

Attachments and Enclosures: 

 

1) Findings of Fact 

2) NOPH 

3) Aerial Photo 

4) Master Site Plan  

5) Site Plan 

6) Landscape Plan 

7) Grading and Drainage 

8) Colors and Materials 

9) Elevations 

10) Floor Plan 

11) Lighting and Details 
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FINDINGS OF FACT 

DR18-192 VAL VISTA AND QUEEN CREEK, LOT 3 

 

1. The project as conditioned is consistent with the applicable Design Guidelines; 

 

2. The project conforms to the General Plan, and specifically to the Land Use, Community 

Design, and Environmental Planning Elements; 

 

3. The project is consistent with all applicable provisions of the Zoning Code; 

 

4. The project is compatible with adjacent and nearby development; and the project design 

provides for safe and efficient provisions of public services. 

 

The additional findings included below are specific to the exterior building light 

fixtures in excess of 14 feet above grade and external sign illumination. 

 

5. The fixtures are used for the purpose of: accentuating architectural features of the 

building, accentuating signage, accentuating landscape or hardscape features, security, or 

for service areas; and 

 

6. The fixtures are located on building elevations that do not side onto property designated 

for residential use in the General Plan. 
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REQUESTED ACTION:

PLANNING  COMMISSION DATE:

LOCATION: Gilbert Municipal Center
Council Chambers
50 E. Civic Center Drive
Gilbert, Arizona 85296

APPLICANT: Diversified Partners
CONTACT:  Alexandra Schuchter
ADDRESS: 7500 E. MacDonald Dr., Ste. 100A
Scottsdale, AZ 85250

* The application is available for public review at the Town of Gilbert Development Services division Monday - Thursday 7 a.m. - 6 p.m.  Staff reports are
available the Monday prior to the meeting athttps://www.gilbertaz.gov/departments/development-services/planning-development/planning-commission

SITE LOCATION:

±0 330 660165 Feet

* Call Planning Department to verify date and time:
(480) 503-6721

Notice of Public Hearing
Wednesday, February 6, 2019* TIME: 6:00 PM

TELEPHONE: (480) 205-9625
E-MAIL:alexandra@dpcre.com
                

DR18-192 VAL VISTA & QUEEN CREEK, LOT 3: Site plan, landscaping, grading and drainage,
elevations, floor plans, lighting, and colors and materials for approximately 2.12 acres, generally located
at the southeast corner of Val Vista Drive and Queen Creek Road, and zoned Shopping Center (SC) with 
a Planned Area Development (PAD) overlay.  

GILBERT

SITE

DR18-192 Val Vista & Queen Creek Lot 3
Attachment 2: NOPH
February 6, 2019



Subject Site

LOT 1

LOT 2

LOT 3

LOT 4

LOT 5 LOT 6

DR18-192 Val Vista & Queen Creek Lot 3
Attachment 3:  Aerial Photo
February 6, 2019



DR18-192 Val Vista & Queen Creek Lot 3
Attachment 4:  Master Site Plan
February 6, 2019



DR18-192 Val Vista & Queen Creek Lot 3
Attachment 5:  Site Plan
February 6, 2019
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L1.0DR18-192 Val Vista & Queen Creek Lot 3
Attachment 6:  Landscape Plan
February 6, 2019
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SITE AREA: 92,357 SF
WEIGHTED C: 0.90
D(FT): 0.25
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RETENTION PROVIDED:
UNDERGROUND STORAGE:  10' DIAMETER PIPE (78.5 CF/LF)

265x78.5= 20,802 CF

PROJECT DATA
GROSS AREA: 92,357 SF
NET AREA: 92,357 SF
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DR18-192 Val Vista & Queen Creek Lot 3
Attachment 7:  Grading and Drainage
February 6, 2019



DR18-192 Val Vista & Queen Creek Lot 3
Attachment 8:  Colors and Materials
February 6, 2019



DR18-192 Val Vista & Queen Creek Lot 3
Attachment 9:  Elevations
February 6, 2019





Reference colors and materials
for screen wall on A3.1



DR18-192 Val Vista & Queen Creek Lot 3
Attachment 10:  Floor Plan
February 6, 2019





DR18-192 Val Vista & Queen Creek Lot 3
Attachment 11:  Lighting and Details
February 6, 2019




